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Dear Sir/Madam
information request

dEVELOPMENT APPLICATION FOR MATERIAL CHANGE OF USE - Shopping Centre and Retail SHOWROOMS (EXTENSION FROM 104,965M2 TO 145,490M2 GLA) - DEVELOPMENT APPLICATION NUMBER MCUI/29/2007 - LOT 1 RP 908636, LOT 7 RP 804581, LOT 111 RP 804581, LOT 36 RP 803470, LOT 9 SP 114364 MORE COMMONLY KNOWN AS LOGAN HYPERDOME, 3828-3846 PACIFIC HIGHWAY, 82-102 MANDEW STREET, 3786-3810 PACIFIC HIGHWAY, SHAILER PARK  QLD  4128
Reference is made to the above mentioned development application.

In accordance with section 3.3.6(1) of the Integrated Planning Act 1997, Council in the role of the Assessment Manager, requires additional information to properly assess the development application.  Therefore, it is requested that the following additional information be provided to the Assessment Manager.  

PLANNING

ADVICE

Section 1.8 of the Strategic Plan defines the Council's Industrial, Commercial and Retail Strategy and includes the following objective:
"The existing and future demand for industrial, commercial and retail development within the City shall be satisfied."
With the following specific policy;
"The Logan Hyperdome Shopping Centre within the Shailer Park Business Activity Node has been established as a major shopping centre in the order of 60,000 square metres leasable floor area.  Further expansion of this major shopping centre must be justified by an environmental impact statement which addresses the retail impact of the future expansion."
The subject land is located within the Shailer Park Business Activity Node District Strategy.  Section 1.14.3 of the Shailer Park District Strategy states as its intent that (emphasis added);

"(a)
The Shailer Park District Strategy will facilitate the development of the Shailer Park Business Activity Node as a business centre for retail/commercial development.

(b)
The Shailer Park Business Activity Node is intended to be developed:


(i)
for office based business services and personal services, office/warehousing/distribution complexes, low impact manufacturing and regional retail facilities; and


(ii)
in accordance with the Shailer Park Development Control Plan.

(c)
… …"
More Specifically Precinct 6 of the Strategy requires (emphasis added);
"Objective

Precinct 6 shall be developed as the primary retail precinct of the Business Activity Node and for a mixture of commercial offices and entertainment facilities.

Policies

(a)
… …

(b)
Precinct 6 should be developed for a mixture of commercial offices, retail purposes and entertainment facilities."
Within the Development Control Plan for the Shailer Park Business Activity Node, it states in Section 5(11) that 
"… … Within this node a mixture of commercial, retail, cultural, specialised industrial and service uses, and entertainment and recreational uses are to predominate.  The Business Centre is divided into eight (8) precincts, each of which includes land intended to exhibit a distinctive future character, and to which a specific set of development requirements applies … …"
Relevant comments for each precinct to the development proposal are as follows;
Precinct 4

"… …with the required 5 metre frontage strip to the Pacific Highway Service Road and Mandew Street being fully landscaped to Council's satisfaction.  No carparking is to be located in these frontage areas."
Precinct 6
"… …While this landbank reserve is intended to be utilised for future retail and entertainment facilities, such lands may be utilised for offices should no demand for additional retail facilities be evident or desirable.

A mixture of offices, retail and entertainment facilities is desirable elsewhere in the precinct [to the land bank area]… …"
"… … Any development in the precinct is also be undertaken in a way which allows pedestrian and vehicular movement between individual developments in a functional and co-ordinated manner. Similarly, the arrangement of buildings, landscaping, etc, is to be aesthetically pleasing and permit a sensible circulation pattern for persons using the precinct… ..."
1. The proposal to increase the size of the centre to 145,490m2 of Gross Leasable Area, is significantly larger than what the Strategic Plan supports (60,000m2).  It is acknowledged that Council has historically already allowed the development to exceed that threshold based on the demand for retail activities.  The Foresight report provides an economic justification for the size of the proposal, however the proposal and justification is based only on a continued expansion of retail activities on the land.  The Strategic Plan and the Development Control Plan as quoted in the 'Advice' section above, both place a requirement for the future development of the land to accommodate other uses, in particular commercial uses.  This variety of uses is necessary to ensure that the intent of the Business Activity Node (BAN) is achieved.  Given the current size of the development and the size of what it is proposed to expand to, the applicant is requested to provide commercial premises and commercial service uses within the development proposal, that need to represent a sizeable area of the development.  If not provided, it needs to be demonstrated why the proposal should be supported given it is failing to satisfy the broader intent and objectives for the BAN.

2. With the current intent of Queensland Transport to locate a Bus Station at the front of the site, there is the opportunity for the land around the station to develop the mixed uses and principles associated with Transit Orientated Development.  This is supported by the Council's Draft Local Growth Management Strategy (LGMS) currently on exhibition.  You are requested to formally give consideration to the inclusion of residential development within the development to facilitate this outcome occurring.  The identification of the land as part of a Major Activity Centre in the Council's draft LGMS, also confirms (in terms of description within the network) that the proposal needs to be consistent with the SEQ Regional Plan and the requirements for Major Activity Centres.  The applicant is requested to specifically address, but is not limited to, policy 8.6.1 of the Regional Plan that requires all new development supports the regional activity centres network defined in the Regional Plan.

3. There are numerous development approvals currently over the land, that has been a source of confusion in the past.  It is Council officers intention that if this application were approved that it should override all other existing approvals for Material Change of Use or Town Planning Consent, so that there is one current development approval over the land controlling the use.  To allow this to occur, it is requested than plans for the whole of the site be submitted so that the plans may together become the approved plans of the development.  Council's assessment will not seek to revisit the design of the existing buildings, but simply reflect them in any approval granted.

4. Separate applications have been lodged with the Council to modify existing development approvals.  The applicant is requested to confirm if the additional floor space within those applications has been included within the data supporting this application, in particular the town planning report and traffic report as this will have a bearing on car parking numbers.  If not, please revise the reports submitted in support of the application to confirm the inclusion of that additional floor space.  Any plans submitted in response to the previous item, need to also include this additional floor space.

5. It is a requirement of the Development Control Plan for the development to integrate with the surrounding pedestrian and bicycle networks.  Pedestrian circulation movements have been provided for within the development but do not extend beyond the car park entrances.  Please demonstrate how the proposal will integrate with the surrounding pedestrian and bicycle networks to ensure that the development is easily accessible to all modes of transport.  Such integration must be consistent with the requirements of the Development Control Plan and ensure that the pedestrian and bicycle routes are safe and free of conflict with motor vehicles, parking/service areas and the like.

6. Please provide details to Council on how a person would walk from the Entertainment Precinct (the piazza) to the Queensland Transport proposed bus station.  That travel path must be simple and safe (both in terms of CPTED principles and pedestrian/vehicle conflicts).  An active frontage must also be provided along that travel path and details demonstrating that need to be provided.

7. Page 6 of the town planning report states that 2809 car parking spaces are provided, however Site Plan A-DA-000 states that there is a loss of 843 car parks, with only 1966 spaces provided.  Based on the traffic report, the plan would appear to be in error or misleading at the least.  Please provide confirmation on the number of spaces provided in the development.

8. The traffic report carries out an assessment of the car parking demand for the development.  Please confirm the definition of GLFA used in the report that supports the rates referred to and if it differs to the definition used in the Council's Planning Scheme.

9. Plan A-DA-101 has a long section and the key plan is not legible - please submit a plan with a legible key plan.

10. Please provide confirmation that the cladding to the 2nd level car park edge will still allow natural light and ventilation into the carpark, thereby reducing the dependence on artificial illumination and lighting.

11. Please provide confirmation on the number of, or percentage of, vehicle spaces on level 3 to be covered by an awning, shade sail or the like.

12. Please provide confirmation that on the ground level, the frontage of the shops/retail showrooms to the car park is glazing and not masonary or solid walls covered with lifestyle signage or the like.

13. The applicant is requested to review the need for the internal road on the northern side of the proposed bus station to ascertain/confirm if it is needed for any reason as it is requested that it be removed and the area be used to provide a pedestrian space that is capable of being covered to the property boundary to provide a covered pedestrian connection to the proposed bus station.  While it is understood the land is currently encumbered by an access easement, if the bus station proceeds this access easement will no longer be needed.

14. Please provide staging details to Council on how the development would occur and how the following issues are to be dealt with;

a. Providing sufficient car parking for each stage and for construction vehicles/workers within the boundaries of the site;

b. Maintaining customer access to the development site and the internal vehicle (customer/service/etc) movements, such as associated with the removal of Leda Drive.
LANDSCAPING

15. The applicant is requested to submit the Landscape Concept Plan at a larger / legible scale that is on A1 sized paper if necessary to achieve such a scale;

16. The applicant is requested to provide details on the calculation of landscaping area on the site and what percentage it represents of the total site area.  If less than the requirements of the Planning Scheme, sufficient justification for a relaxation needs to be made.  The plan is to also ensure that sufficient area has been set aside for required shade trees in parking areas and the like - Council requires 1 tree per 2.5 carpark bays with 2.25m2 of garden.

17. The Development Control Plan requires a 5 metre wide strip of landscaping along the frontage of the site to the Service Road (Precinct 4), and details of that need to be provided to Council.  It is a requirement also of the Development Control Plan with respect to Major Street Tree Planting being provided and this is requested to be reflected on the Landscape Concept Plan to the frontage roads.

18. The requested pedestrian movement plans need to align with and be cognisant of the landscaping concept plan;

19. It is requested that the Landscape Concept Plan;

a. Identify the location of Bicycle facilities proposed to ensure that the area is accessible, safe and well located for the intended users; and

b. Include sections on the proposed wheel stop / kerb location

WATER QUALITY

20. The applicant is requested to submit a copy (CD) of the MUSIC Model to Council for assessment.

CRIME PREVENTION THROUGH ENVIRONMENTAL DESIGN (CPTED)

21. The applicant is requested to demonstrate how CPTED principles will be implemented into the development, in particular within the car parking and service areas.  Consideration should also be given to casual surveillance, signage, lighting, gates/locks, bollards, restrict public access to certain areas, etc.  The applicant is also requested to provide advice as to whether CCTV has been considered for the development, particularly within the car parking areas/external sitting/congregation areas.  The applicant is also requested to confirm if external seating areas will be located in close proximity to vulnerable settings and how vulnerable development is to be addressed.  These terms are defined in the Logan Planning Scheme 2006.
TRAFFIC AND PARKING
22. Given the proposals by the Concurrency Agencies to acquire land along the frontage of the site, the applicant is requested to submit amended plans that address the requirements of the Concurrence Agencies and the loss of car parking that will occur as a result.  Revised reports will need to be submitted if there is changes to the total GLA of the development or the number of car parking spaces proposed, whether as a result of the Concurrency Agency requirements of other requirements of the Assessment Manager.

23. The traffic analyses of the impact of the expansion to 145,000m2 to 2019 makes a number of assumptions about a reducing trip generation rate, background traffic growth, drop in traffic and distribution to traffic through the network.  All these assumptions tend to be towards reducing the future traffic demand through key intersections.  Even so the projected traffic demand on the Mandew/Mungaree Dr intersection exceeds the practical capacity of the intersection at 2019.  The consultant offers a modification to the lane configuration (converting the through lane from Mungaree South to a right turn lane) to provide the additional capacity needed.  This modification is not sufficient to 'guarantee' sufficient future capacity at this intersection given the potential for the conservative assumptions to not eventuate.  The applicant therefore needs to provide an alternative solution that better ensures sufficient growth capacity at the intersection however this will need to be done in consultation with the Concurrency Agencies (due to their proposed upgrading of the Pacific Highway) as well as the Asssessment Manager.  Further, the traffic projections may need to be reviewed as a result of what is proposed by the Concurrency Agencies and the consequential impacts they may have on the road network.

24. The applicant is requested to demonstrate how the proposal provides cyclist facilities and bicycle parking spaces on the premises that satisfies the expected demand for bicycles likely to be generated by the proposal.  Reference to the Logan Planning Scheme 2006 is available as a guide (refer section 5.3.2).
25. In reference to the submitted Traffic Impact Assessment, the applicant is requested to submit an amended assessment with the following;

a. Only a 1% per annum external traffic growth rate has been assumed in the assessment and a growth rate of 2.5%+ should be used to better reflect future traffic growth/demand;

b. A 2.5%+ external traffic growth rate will further reduce capacity of Bryants/Mandew intersection requiring the development to make improvements;

c. The traffic flow diagrams in Appendix B are not consistent with the Section 4 report summary describing how the figures were generated and needs to be amended as necessary to provide consistency;

d. Greater detail is requested on the planning layouts of car park and internal roads to verify widths, intersection controls and provide assurances that there are no 'blind spots'.
WATER AND SEWERAGE
26. The applicant is requested to demonstrate to Council by way of a network analysis that the proposed expansion will not have any impacts on the Council's water supply and sewerage networks.
Council is still at the present time confirming what, if any, additional information is required in respect to Stormwater.  Should Council have any further requirements in respect to Stormwater, the applicant will be issued a request for further information by the 26th July 2007.

For further enquiries please contact Marco Alberti on the above telephone number.
Yours faithfully

for Stuart Smith

Development Assessment Manager

(on behalf of Chris Rose, Chief Executive Officer)






